INTRODUCTION
A house is one of the basic needs of human beings. It acts as a shelter to support a household living (Samaratunga, 2013) . Housing affordability is not a new issue among the middle-income households over the last decades. With the continuous increase in property price due to rapid economic growth, it will give a high struggle for the middle-income households to own an affordable house (Liew and Haron, 2013) .
Historically, the government's effort towards low-cost housing was introduced during the First Malaysian Plan (1966) (1967) (1968) (1969) (1970) while the private sectors' active involvement started during the Second Malaysia Plan (1971 -1975 . Both public and private sector have involved in various housing programmes in Malaysia in promoting the welfare for lower income groups. The public sector holds responsibility in providing houses for lowerincome groups and the public employees. Meanwhile, the private sector focuses more on overall market demand (Economic Planning Unit, 1965) . Under the Seventh Malaysia Plan (1996 -2000 and Eighth Malaysia Plan (2001 -2005 , the government aims to provide adequate, affordable, quality housing and related facilities for all income groups (Economic Planning Unit, 2000) . Subsequently, since the Ninth Malaysia Plan (2006 -2010 , the government has been emphasizing on delivering affordable and quality housing for the citizens. The government is doing its best by continuously promoting affordable housing schemes and improving it from time to time.
In assessing housing requirements, it is important to clarify the housing demand; a combination of what citizen want and what they are prepared to pay for, individually or collectively. To deliver affordable and quality housing, the government and private developers need to know what are the main factors that attracting people to buy house, to avoid projects from becoming abandon and also to guarantee the projects being carried out effectively, and in a long run, satisfy the homeowners' expectations. This study focuses at this issue; identifying the factor affecting the demand for affordable housing according to consumer preferences among middle-income groups in Klang Valley. This study also determines the accessibility for affordable housing based on their awareness and opportunity about Malaysia's affordable housing scheme. The result is expected to provide a clearer picture on what the consumers or house buyers' perception on affordable housing in Malaysia and the public housing scheme.
Affordable Housing in Malaysia
Housing affordability is a concept that interprets socioeconomic and development environments. It is considered as a household selection decision function between housing and non-housing product expenditure (Suhaida and Tawil, 2010) . Housing affordability is denoted as the rent-to-income ratio or houseprice-to-income ratio known as income affordability; more sophisticated measures are purchase affordability, repayment affordability (Gan and Hill, 2009 ) and life time income affordability (Abeysinghe and Gu, 2011). Affordable housing is provided for families that can be afforded by a range of very low to middle income-earner groups.
Housing is considered affordable if it can afford to occupy without spending more than 30% of their income (Osman et al., 2017) .
Today, housing price in Malaysia is unaffordable for most middle to lower income groups. Khazanah Research Institute (2015) found that Malaysia has a "serious unaffordable" housing market. The median multiple is a common metric, suggested by the World Bank and the United Nations which rates affordability of housing by dividing the median house price by aggregate annual median household income (Shlomo, 2014) . Affordability is rated on a scale of 0 to 5, as shown in Table 1 . The 3.0x median multiple signs that the market delivers a distribution of housing that are subjected to minimal distortions -housing supply is responsive and able to match effective demand (Suraya, 2015) . In Malaysia, houses were unaffordable (5.4) in Kuala Lumpur while Selangor were moderately unaffordable (refer Table 2 ). One of the reasons behind this unaffordability issue is the imbalance between huge demand and supply of housing supply (Khazanah Research Institute, 2015) . 
Affordable Housing Schemes in Malaysia
Generally, the target for affordable housing in Malaysia is the middle-income group (Baqutaya et al., 2016) . The current research suggests that middle-income earners are most likely trapped in the affordable housing issues (Baqutaya et al., 2016 On top of that, Malaysian government has introduced several financial programs to overcome affordability issue. Such as, Employment Provident Fund (EPF), My First Home Scheme, First House Deposit Financing Scheme (MyDeposit), Rent-to-Own Scheme, Special PR1MA End Financing Scheme (SPEF), Youth Housing Scheme (YHS) and SPNB Dana. The government has allowed employees to make EPF withdrawals to reduce the burden purchasing a house. My First Home Scheme and the Young Housing Scheme help those who do not capable of having their first house. Furthermore, MyDeposit Scheme aims to aid the middle-income group to secure home and provide incentives for developers of affordable home. Moreover, Rent-to-Own Scheme assists those interested in owning their first home especially for young income households. The SPEF is only exclusive for PR1MA homebuyers. Besides, SPNB Dana has established to provide financing to homebuyers of RMR1M Scheme as well as those face difficulties in securing a bank loan (Syarikat Perumahan Negara Berhad).
Housing Preferences
In a housing market, the preferences of house buyers are important as it acts as the basis for forecasting housing demand, hence indirectly it leads to helping the government to regulate the housing policies and further promoting home ownership (Abdullah et al., 2012) . Understanding housing preference is important for house buyers make decision, especially for the first timers (Khan et al., 2017) . Reid (2013) found that many factors influence housing preferences. They were the relative cost of owning over renting, income, wealth, credit constraints, household characteristics, location, accessibility, house type, open space, personal income and house prices, and proximity to retail and service facilities. These include easily access to the public transport, distance to school and distance to commercial area (Fierro et al., 2009 ). In addition, Khan et al. (2017) further identified some other factors such as design characteristics, construction quality, and security and safety. This finding is accord with research by Anderson (2011) and Wang & Li (2016) . Recently, Hwa (2017) discovered that developer's reputation is another consideration when buying a property in Malaysia. Zyed et al. (2016) found house price, household income, and housing choice were other factors influenced the housing affordability. Therefore, from the literature, all the factors that contribute to the housing choice among the potential homebuyers have been identified. These characteristics are divided to five which are: (a) House Price; (b) Design and Quality of House; (c) Location and Public Facilities; (d) Housing Developers; and (e) Social Environment.
RESEARCH METHODOLOGY
During the literature review, plenty of research has been done in different area of this topic; study has emplaced major concentration on determinants of housing demand. No specific key words required as inclusion criteria; the Rich Site Summary (RSS) feeds were referred to get up-to-date information and Google Trends were used to track comprehensive search results over lengthy periods of time continued, hence arranging the topics of discussion related to the topic. Articles were retrieved from diverse platform mainly from University of Malaya's online database and Google Scholar within a range of year 2006 to year 2017. Keywords used were "housing", "affordability", "Malaysia", "middle income", "determinants", and "house buyers", using a combined search of 'and' and 'or'. The articles include book chapters, journals, technical reports, institution's database, news written in English or Malay language and etc. (N=70). The reference lists of each article were reviewed in detail to find additional articles.
Quantitative research deals with numbers and statistical techniques. An experimental design is established in which dependent variables are measured while controlling for the effects of selected independent variables (Newman, 1998) .
In this research, data collection was based on a questionnaire survey. A convenience sampling was used because this technique is cheaper and convenient. A selfadministered survey was conducted to collect the required data from the middle-income group in Klang Valley. A structured questionnaire designed by four main sections, which are Section A (Respondent profile), Section B (Current residence), Section C (Housing preference) and Section D (Housing scheme).
One hundred set of questionnaires were distributed to the targeted population rom different areas in the Klang Valley consisting of current house owners and tenants. However, only 60 sets of completed questionnaires were received. As a result, this makes the response rate of 60%.
Data Analysis
The survey data collected was analysed using descriptive analysis and statistical tests using Statistical Package for Social Science (SPSS) to get the final result. The first section of the questionnaire presents the characteristics of the respondents. For instance, gender, age group, ethnicity, income category and household size. The descriptive analysis was applied to analyse the respondents' socio-demographic characteristics. Tables, including percentage counts, were used to interpret the respondents' profile. In a later section, the respondents were asked about their housing preferences to buy a house, type and location of the house if they were given an opportunity to buy a house. The data was analysed by using Cross Tabulation to get percentage distribution.
For the third section, the survey required respondents to rate the level of importance for the factors that influence household in decision making to buy a house. The reliability test was conducted on the result to examine the reliability of the questionnaire. Besides, the average index of each factor was calculated with respect to the level of influence based on opinion from the respondents. Then, every factor was rank accordingly to its average index. This factor also was analysed using Pearson correlation coefficient to determine if any of the factors were significantly related to each other. The Pearson correlation coefficient value range from -1 to 1. The higher the coefficient indicated the stronger the relationship between the variables.
Finally, in the final section, respondents were asked about the opportunity and knowledge on the current public affordable housing schemes. The data was analysed by using Cross Tabulation to get the distribution of the overall views of the Malaysia's affordable housing scheme by income categories of respondents.
RESULT AND DISCUSSION

Socio-demographic Profile
According to Table 3 , majority of the respondents (55%) were female and 45% were male. By age, majority of them (38.3%) fall between 21 to 30 age group followed by 21.7% who were in age group of 31 to 40. About 68% of the respondents were dominated by Malay as they represented the highest proportion among the other ethnic group and followed by 15% Chinese, 10% other races and 7% of Indian. Furthermore, most of the respondents work in private sector (40.5%), government servants (26.7%) and self-employed (18.3%). In terms of monthly household income, mostly between RM2,000-RM4,000 (45%), followed by 30% earned between RM4,001-RM6,000 and 11.7% of the households earned less than RM2,000 per month. As for household size, majority of the household had between 1 to 3 persons totalling 51% of the respondents. 
Reliability Test
A reliability analysis was conducted on the result to test the reliability of response received. Cronbach's Alpha was performed in this question to specify how closely related the set factors as a group of nine variables. Alpha value greater 0.7 indicates the data is reliable for further analysis and reporting (George and Maller, 2003) . In this analysis, the Cronbach's alpha value obtained is 0.701, shows that the index can be a good summary measure and achieved reliability of the data from respondents. Figure 1 . Distribution of preferred house location by homeownership.
Housing preferences
The findings are divided into two sections; the current homeowners and potential homebuyers. Figure 1 indicated that the majority of the respondents preferred to stay near to the city more, as compared to the city centre, because most of them can only afford to buy or rent a house there. This reflects that the price of house in the city centre is more expensive. Factor such as distance to workplace, school, college and public transportation stations also affect the demand for affordable housing. The option of buying a house in the rural area was not favoured by the potential buyers. Only small percentage of respondents were willing to live in rural areas as their future house because of the low living cost and more peaceful environment as they can avoid from the busy and bustling city life. Figure 3) The finding illustrates that the townhouse was not listed in the own stay preference. Single and double storey terrace house appeared to be the most preferred amongst the respondents for their own stay. For the investment purposes, Figure 2 revealed that majority of the respondents were more likely to buy high-rise apartment. This is probably because most of the high-rise apartment offers good location, which is in the city or near to the city centre, with affordable price for them to buy and high demand for renting due to high employment opportunities in city area.
In the next section, the survey required respondents to rate the level of importance of the factors that influence their decision making using five-point Likert scale ranging from 1: Not important, 2: Slightly important, 3: Moderately important, 4: Important and 5: Very important. Based on given scale, the average index of each factor was tabulated with the method as stated below:
Sum of all the scales given by repondents Total respondents 
Own Stay Investment
From the analysis (see Table 4 ), the highest rank is house price with an average index of 4.55. It indicates that the house price is the most important factor influencing the decision making to buy and own a house. Due to the rising of house price, it is challenging for the middle-income group to buy a house as purchasing a house is considered as the biggest financial decision in one's life which affects the household's long run financial commitment.
Meanwhile, the safety and security is ranked at the second-highest index of 4.47 and it shows that safety and security is the second important factor influencing home buyers' purchase decision. House buyers desire to live in safe neighbourhood, such as in gated and guarded area residences with security guards patrolling the area all time. Respondents were concerned for their safety due to increasing crime situation in Malaysia such as snatch theft and burglary within the housing area. The third rank factor is the availability of public facilities within the neighbourhood with an index 4.42. Public facilities such as children's play area, clinic, places of worship are expected to be situated nearby to the residences. Furthermore, supermarkets and convenience stores near to the housing area will ease them to buy daily products such as groceries and household needs. This is followed by a location and quality of the house with the average index of 4.08 and 3.98 respectively. The suitable and ideal home location is mainly related to the easy access to the public transport, close to their workplace or schools and colleges. As pointed by Wan et al. (2010) , housing should be near to the workplace and city centre so that concept of work and live can be applied. Moreover, quality of the house is related to the minimal building defects. Subsequently, house design is ranked as the sixth important factor with an average index of 3.95. Developer's success on the previous project, experience and popularity contributed to the lowest index. These explained that most respondents do not consider too much on housing developer's reputation.
Pearson Correlation Test
Pearson correlation coefficient is a statistical technique used to determine the relationship and measure its strength between two variables. The symbol of Pearson correlation coefficient is 'r'. According to the rule, if r is a positive value, it means that as one variable increases, the other variables also increase. Table 5 shows that most of the factors have a positive linear relationship among all the variables. The correlation coefficient value of house price and the location was r=0.311 and was significant at 0.01 levels. This indicates that the location of the property influences the house price. A house in the urban area much more expensive compared to the rural area. One of the reasons that contribute to the increased house price in the major city centre is due to the strategic location for working citizen.
In addition, there was a significant relationship between housing developers and quality of the house. The coefficient values show that developer's success (r=0.647), developers' past project experience (r=0.267) and developers' popularity (r=0.357) have a positive relationship with the house quality. The property developers tend to construct various house design based on consumers' demand. House buyers are willing to pay more and go for a good developer to acquire high-quality of their house. House buyers nowadays are normally concern with the internal environment and physical quality of the house.
House location (r=0.287) exhibit a positive relationship with the design of the house at 5% significance level. As the scarcity of land is increasing in Klang Valley, most of the housing projects aims to build high-rise building such as apartments and condominiums, on the other hand suburban area accommodates more landed property projects. Overall, the Pearson correlation test shows significance occurred within some factors, however, there is also no significance relationship with other factors.
Housing scheme
Government housing scheme is the essential part when discussing the issue regarding affordable housing. The awareness of these housing schemes is important to assist the house buyers to purchase a house within their income and affordability. Affordable housing schemes' policy has evolved to satisfy the current demand and to offer the most affordable price range for house buyers to own a house. Along with the range of household monthly income, house buyers can determine whether they are eligible to buy the house through these schemes. A crosstabulation analysis of the respondents with respect to the income group demonstrates that a large number of respondents more likely to aware to the housing schemes available in Malaysia. Citizens are already familiarised with these types of housing and some of them did buy their house using these schemes.
From Table 6 , about 85.7% of the lowermiddle income categories with the household income below than RM2,000 aware about the housing scheme but they do not have the opportunity to be exposed to this housing schemes. People with low-income groups might have difficulties to get housing loan due to unaffordable housing price and high-interest rate. They have no choice to the strict lending guidelines because they cannot afford to own it.
Table 6 also revealed that for the middleincome group category from RM2,000 to RM10,000, the opportunity to the housing scheme increases as the income group increases. A higher income category with the middle income between RM8,000 to RM10,000 aware of the existing schemes but they did not have an chance to utilize the advantages of the schemes mainly due to two reasons, firstly is because their households income are overqualified them, and secondly due to insufficient number of affordable housing projects been provided.
CONCLUSION
Over the recent years, housing affordability issues are still a major concern among middleincome group in Malaysia. The affordable housing situation in Kuala Lumpur is a serious problem with the median multiple at 5.4, which were considered as severely unaffordable in 2014. Housing price is continued to rise and it will affect the ability of the potential home buyers to buy the house. The study was conducted to identify significant variables affecting the demand for affordable housing among the house buyers. Based on the survey findings, the results revealed that house price is the most important consideration for homeownership preferences followed by safety and security and public facilities. Studies have shown that house price has been the major concern among households especially to those living in major cities. A study of these factors is particularly important to understand their consideration criteria when buying a house.
With the continuous increase in living cost and property prices, home buyers, especially the first-timer, will face a huge challenge to buy a house in today's market, mainly due to urgency of supply oriented initiative in short and medium run in Malaysia (Samad et al., 2017) . Therefore, this must be supported by long term demand side schemes in parallel. Convergences of these two factors are essential for a balanced equilibrium and obtaining affordability. On the other hand, more housing projects are still in need, not only for low-income population but also make the house accessible for the middleincome households. This approach would help to reduce the homeownership problems and eventually will fulfil the need for affordable homes of the targeted group. Although this study has reached its objectives, but there are a few limitations of this study, First, the sample of the study was 60 respondents and this is considered relatively small sample to represent the whole population of Malaysia. This finding also may not comprehensive enough to cover all range of middle-income groups in Malaysia. Finally, future research is needed to consider a large number of respondents to achieve a greater accuracy in the research project.
